
 

 

 

Date:   September 6 , 2017  
 

To:   Interested Person  
 

From:   Puja Bhutani , Land Use Services  
  503 -823 -7226  / Puja.Bhutani@portlandoregon.gov  

 

NOTICE OF A TYPE II DECISION ON A PROPOS AL IN 
YOUR NEIGHBORHOOD  
 
The Bureau of Development Services has approved a p roposal in your neighborhood.  The 
mailed copy of this document is only a summary of the decision.  
The reasons for the decision are included in the version located on the BDS website 
http: //www.portlandonline.com/bds/index.cfm?c=46429 .  Click on the District Coalition then 
scroll to the relevant Neighborhood, and case number.  If you disagree with the decision, you 
can appeal.  Information on how to do so is included at the end of this dec ision.  
 

CASE FILE NUMBER : LU  17 -105451  DZM  ðBROADSTONE 

ANTHEM M IXED USE DEVELOPMENT  
 

GENERAL INFORMATION  
 
Applicant s: Jeremiah Jolicoeur| Alliance Realty Partners, LLC  

1325 4th Avenue, Suite 1005  
Seattle, WA 98101  
 
Mike Montgomery  
4931 SW 76th Avenue, Sui te 211  
Portland, OR 97225  
 
Blair Stone | Encore Architects, PLLC  
1402 3rd Avenue, Suite 1000  
Seattle, WA 98101  

 
Owner s: Weston Investment Co  

2154 NE Broadway Street  
Portland, OR 97232 -1561  

 
 John F Potts  

11808 NE Gren Fels Drive  
Battle Ground, WA 98604 -551 8 

 
Site Address:  1337 E Burnside Street  
 
Legal Description:  BLOCK 276  N OF NE SANDY BLVD & INC PT VAC ST LOT 1&2&8, 

LANES ADD;  BLOCK 276  S OF NE SANDY BLVD & INC PT VAC ST 
LOT 2&3  S OF NE SANDY BLVD & INC PT VAC ST LOT 4 EXC PT IN 
ST, LANES ADD;  BLOC K 276  LOT 5 EXC PT IN ST  LOT 6, LANES 
ADD;  BLOCK 276  S OF NE SANDY BLVD & INC PT VAC ST LOT 7&8, 
LANES ADD  

http://www.portlandonline.com/bds/index.cfm?c=46429
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Tax Account No.:  R468800330, R468800350, R468800380, R468800400, R468800330, 
R468800330  

State ID No.:  1N1E35CA  04700, 1N1E35CA  05000, 1N1E35CA  04900, 1N1E35CA  
04800, 1N1E35CA  04700, 1N1E35CA  04700  

Quarter Section:  3031  
Neighborhood:  Kerns, contact Elliott Mantell at commonchiro@yahoo.com  
 Buckman, contact Rick Johnson at rickjohnson77@comcast.net  
District Coalition:  Southeast Uplift, contact Leah Fisher at 503 -232 -0010.  
Zoning:  EXd,j ð Central Employment with Design and Main Street Node Overlay  
Case Type:  DZM - Design Review with Modifications  
Procedure:  Type II, an administrative decision with appeal to the Design 

Commission.  
 
Proposal:  The applicant is seeking design review approval of a 6 story, 74õ high mixed use 
building located at the southwest corner of NE Couch Street and SE 14 th  Avenue. The proposed 
building includes approximately 211 apartments and approximately 114  parking spaces below 
grade and  on the ground level of the building.  Ground level uses include live -work units along 
NE Couch Street and NE 13 th  Avenue, retail spaces along NE 14 th  Avenue, and amenity/leasing 
spaces at the corners. The main entrances to the residential uses are from NE  13 th  Avenue. A 
west facing central courtyard is provided on the 2 nd  floor as amenity space for the residents. 
The building materials consist primarily of brick for the base, 3 coat stucco finish for the upper 
walls, aluminum storefront and vinyl windows, and metal balcony railings and canopies.   
 
Modifications requested through design review .  
The proposal will require the following three (3 ) modifications. Please note that the Modification 
requires for Ground Floor Window Standards for the east elevation  was not included in the 
notice of proposal. This Modification request was always a part of the proposal, and was 
erroneously not included because the proposal exceeds the required window area one the east 
elevation and is only requesting a Modification fo r the required window length.  
 
1.  Modification Request to Height , PZC 33.455.200 & PZC 33.140.210 : 

i.  To increase the allowed building height by 9õ from 65õ to 74õ; and  
ii.  To decrease the required 15õ stairwell enclosure setback from street facing facades. 
 

2.  Modifi cation Request to Gro und Floor Window Standards, PZC  33.140.230, to reduce the 
required window length on the East elevation from 54õ-6ó to 37õ-7ó.  
 

3.  Modification Request to Parking Stall Aisle Dimensions , PZC 33.266.130 , to reduce t he 
required parking stal l width from 8õ-6ó to 8õ-0ó. 

 
Design Review is required because the proposal is for a non exempt new development within 
the Design and Main Street Node Overlay Zone.  
 
Relevant Approval Criteria:  
In order to be approved, this proposal must comply with the a pproval criteria of Title 33.  The 
relevant approval criteria are:  
 
< Community Design Guidelines  
< 33.825.040 Modifications that will Better Meet Design Review Requirements  
 

ANALYSIS  
 
Site and Vicinity:   The site is a full block site and has four frontages - NE Couch Street. NE 
13 th  Avenue, NE 14 th  Avenue, and E. Burnside Street. The site serves as an important gateway 
site to the Burnside -Couch couplet, and as such, the Central City Plan District. The Central 
East sub district and the East Burnside Arcade Dist rict provide the context for this areaõs 
emerging character. Sandy Boulevard was originally a Native American trail, which developed 
as a diagonal access route from Troutdale to downtown Portland. Sandy Boulevard used to 

mailto:commonchiro@yahoo.com
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divide the subject site into two se parate irregular shaped blocks, but currently ends at the NE 
corner of the site, making this corner an important 5 -way intersection. The neighborhood is in 
transition and the buildings surrounding the site within a few blocks have a broad variety of 
scale,  use, detailing, massing and materials.  The neighboring buildings range from single story 
to 6 stories. A few of the newest buildings use metal siding, stucco, or fiber cement as the main 
material, while others buildings nearby incorporate concrete, concr ete block, brick, and wood 
as their materials.     
 
Zoning:   The Central Employment  (EX) zone allows mixed uses and is intended for areas in the 
center of the City that have predominantly industrial -type development.  The intent of the zone 
is to allow ind ustrial and commercial uses which need a central location.  Residential uses are 
allowed, but are not intended to predominate or set development standards for other uses in 
the area.  
 
The òdó overlay promotes the conservation and enhancement of areas of th e City with special 
historic, architectural or cultural value. New development and exterior modifications to existing 
development are subject to design review. This is achieved through the creation of design 
districts and applying the Design Overlay Zone a s part of community planning projects, 
development of design guidelines for each district, and by requiring design review.  In addition, 
design review ensures that certain types of infill development will be compatible with the 
neighborhood and enhance the  area.  
 
The Main Street Node  òjó overlay encourages a mix of residential, commercial, and employment 
opportunities within identified centers of activity along identified main streets. The zone allows 
for efficient use of land at increased densities for the  mutual reinforcement of public and 
private development. Allowing additional height and floor area for all uses encourages transit -
supportive densities and a mix of uses and activities.  
 
Land Use History:   City records indicate no prior land use reviews for this site.  
 
Agency Review:  A òNotice of Proposal in Your Neighborhoodó was mailed on July 19, 2017 .  
The following Bureaus have responded with no issues or concerns:  

 
Å The Bureau of Transportation Engineering  responded with no objections to the Design 

Review. Please see Exhibit E -1.b.  for additional details.  
Å Water Bureau  responded with no objections to the Design Review. Please see Exhibit E -2 

for additional details.  
Å Fire Bureau  responded with no objections to the Design Review. Please see Exhibit E -3 for 

additional details.  
Å Site Development  Section of BDS responded with no objections to the Design Review. 

Please see Exhibit E -4 for additional details.  
Å Life Safety Review  Section of BDS responded with no objections to the Design Review. 

Please see Exhibit E -5 for additional details.  
Å The Bureau of Environmental Services  responded with no objections to the Design Review.   

Please see Exhibit E -6.b.  for additional details . 
 

Neighborhood Review:  A Notice of Proposal in Your Neighborhood was mailed on  July 19, 
2017  . One written response has been received from either the Neighborhood Association or 
notified property owners in response to the proposal.  
 
1.  Tom Keenan, 8/9/2017, responded with objections  primarily  regarding  the amount of 

proposed  parking , red uced parking stall width  and garage access from 13 th  Avenue.  Please 
see Exhibit F -1 for additional details.  
 

Staff appreciates Mr. Keenanõs comments and has given them careful consideration. The 
subject land use application was submitted on 1/13/2017, and hence it is reviewed against the 
Portland Zoning Code (PZC) in effect at that  time. According to PZC Chapter 33.266.100.D., 
since this site is well served by transit along Sandy, it qualifies for a reduced parking 
requirement of 70 vehicular spaces for 211  units.  Furthermore, as per this standard, parking is 
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not required for non -residential uses. The proposal is providing approximately 114 spaces, 
which is well in excess of that required.   It should be noted that there are no approval criterion 
in the guide lines that will allow staff to require additional parking or deny the proposal based 
on the amount of parking provided. Modifications to the proposed stall width are intended to 
accommodate more parking, and is addressed in the findings below. Parking is r egulated by the 
PZC requirements, which are developed by the Bureau of Planning and Sustainability through 
a different process. The applicant is encouraged to contact the Bureau of Planning and 
Sustainability about the process of determining the standards.  
Mr. Kennanõs comments were also evaluated by PBOT. Please see Exhibit G-9 for further 
details. PBOT stated that on -site street parking within the City is for the use and benefit of the 
public, and not one particular property owner unless designated throug h some sort of permit 
program. Parking Control can be contacted to explore area permit parking options. NE 13th 
Avenue is not planned to be a through street for vehicles for the moment. The access point to 
NE 13th Avenue was reviewed by PBOT traffic engine ers and no concerns were 
identif ied.  Please refer to Exhibit E -7. While the function of 13th Avenue may change, the 
result would not be inconsistent with development throughout the City nor is there any reason 
to believe that it would result in unsafe vehi cle movements.  
 

ZONING CODE APPROVAL CRITERIA  
 
Chapter 33.825 Design Review  
Section 33.825.010 Purpose of Design Review  
Design review ensures that development conserves and enhances the recognized special design 
values of a site or area.  Design review is used to ensure the conservation, enhancement, and 
continued vitality of the identified scenic, architectural, and cultural values of each design 
district or area.  Design review ensures that certain types of infill development will be 
compatible with the n eighborhood and enhance the area.  Design review is also used in certain 
cases to review public and private projects to ensure that they are of a high design quality.  
 
Section 33.825.055 Design Review Approval Criteria  
A design review application will be a pproved if the review body finds the applicant to have 
shown that the proposal complies with the design guidelines for the area.  

 
Findings:  The site is designated with design overlay zoning (d), therefore the proposal 
requires Design Review approval.  Be cause of the siteõs location, the applicable design 
guidelines are the Community Design Guidelines.  

 
Community Design Guidelines  
The Community Design Guidelines consist of a set of guidelines for design and historic design 
cases in community planning areas  outside of the Central City. These guidelines address the 
unique and special characteristics of the community plan area and the historic and 
conservation districts. The Community Design Guidelines focus on three general categories: (P) 
Portland Personalit y,  which establishes Portland's urban design framework; (E) Pedestrian 
Emphasis,  which states that Portland is a city for people as well as cars and other movement 
systems; and (D) Project Design,  which assures that each development is sensitive to both 
Portland's urban design framework and the users of the city.   
 

Staff has considered all guidelines and has addressed only those guidelines considered 

applicable to this project.  
 
P1.   Plan Area Character.  Enhance the sense of place and identity by incorpo rating site and 
building design features that respond to the areaõs desired characteristics and traditions. 
P3.   Gateways. Develop or strengthen the transitional role of gateways identified in adopted 
community and neighborhood plans  
D7.   Blending into t he Neighborhood. Reduce the impact of new development on established 
neighborhoods by incorporating elements of nearby, quality buildings such as building details, 
massing, proportions, and materials.  
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Findings  for P1, P3 & D7 : The site serves as an import ant gateway site to the Burnside -
Couch couplet, and as such, the Central City Plan District.  The Central East sub district 
and the East Burnside Arcade District provide the context for this areaõs emerging 
character. Sandy Boulevard was originally a Native  American trail, which developed as a 
diagonal access route from Troutdale to downtown Portland. Sandy Boulevard used to 
divide the subject site into two separate irregular shaped blocks, but currently ends at the 
NE corner of the site, making this corner an important 5 -way intersection. The buildings 
surrounding the site within a few blocks have a broad variety of scale, use, detailing, 
massing and materials.  A few of the newest buildings use metal siding, stucco, or fiber 
cement as the main material, whi le others buildings nearby incorporate concrete, 
concrete block, brick, and wood as their materials.  The neighborhood is in transition - 
nearby buildings are of varying scales ð some are single story, others are 6 stories.   The 
proposal seeks to respond to this context  by:  

¶ NE Corner : The U -shaped partii with a wide radius cur ve at the NE corner takes it 
design cue from other curved buildings along Sandy  in order to emphasize this 
important corner . The curved radius is generous and clearly differentiated from the side 
wings by deep niches that frame it on each side. The darker stucco frame and raised 
parapet walls emphasize the curve and mass to hold this corner down.  

¶ Street facing frontage design and ground floor uses  help activate and enhance the 
public realm for pedestrians. This is discussed in greater detail in the findings below.   

¶ Architecture and Materials : The overall U -shaped building partii, west orientation of the 
podium plaza, and height of the proposed building is compatible with other existin g and 
upcoming apartment buildings in the neighborhood. The building design uses the 
following to relate to its neighboring buildings , and are discussed in greater detail in the 
findings below : 

- Building co mposition with a distinct base, recessed ground flo or, and distinct planer 
shifts to break up the length of elevation facades .   

- Holding the urban edges at the street and upper levels, similar to newer buildings in 
the area.  

- Combination of masonry veneer and stucco that reflect the materials used in 
neighb oring buildings.   

These guidelines are met.  

 
E1.   The Pedestrian Network. Create an efficient, pleasant, and safe network of sidewalks 
and paths for pedestrians that link destination points and nearby residential areas while 
visually and physically buffe ring pedestrians from vehicle areas.   
E2.   Stopping Places. New large -scale projects should provide comfortable places along 
pedestrian circulation routes where people may stop, visit, meet, and rest.  
E3.   The Sidewalk Level of Buildings. Create a sense  of enclosure and visual interest to 
buildings along sidewalks and pedestrian areas by incorporating small scale building design 
features, creating effective gathering places, and differentiating street level facades.  
E4.   Corners that Build Active Inters ections. Create intersections that are active, unified, 
and have a clear identity through careful scaling detail and location of buildings, outdoor areas, 
and entrances.  
E5.   Light, Wind, and Rain. Enhance the comfort of pedestrians by locating and design ing 
buildings and outdoor areas to control the adverse effects of sun, shadow, glare, reflection, 
wind, and rain.  
D2.   Main Entrances. Make the main entrances to houses and buildings prominent, 
interesting, pedestrian accessible, and transit -oriented.  
 

Findings  for E1, E2, E3, E4, E5 & D2 :  The building creates a sense of enclosure by 

holding to the property lines at levels 2 -6. The sidewalk level is differentiated from the rest 
of the building by a taller ground floor with heights ranging from 12õ-16õ, significant 
amounts of glazing, and a light masonry veneer finish , and pedestrian oriented details like 
lighting, canopies and planters . It is further distinguished by being set back fro m the 
plane of building above. Metal canopies over the each of the buil ding entrances, lowered 
canopies at residential entries  as well as the building recess provide protection to the 
pedestrians from sun and inclement weather. Mechanical louvres  are located above the 
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canopies so as to minimize impact on the pedestrian zone. Street trees and landscaping 
has been provided for protection from sun and glare.  

 
All street faces  and each corner  of the building is designed with active uses  and increased  
transparency  that enhance the pedestrian experience and encourage pedestrians to  walk 
in the neighborhood. The ground floor has been setback and designed as a transitional 
semi -public space that provides comfortable places for stopping and looking into the 
building. The retail spaces, amenity lounge, and live -work uses activate the st reet 
frontages . The ground level NE 13th Avenue facing apartments feature setbacks developed 
with private ôstoopsõ, steps and landscaping, activating the pedestrian environment while 
still providing privacy for these units.   

 
Each corner of the building h as an architectural and programmatic element which  creates 
active intersections. The northeast corner of the block is highly visible to the westbound 
NE Sandy Blvd / NE Couch St. transit corridors and is strengthened by architectural 
massing / material and  street -level retail.  This corner had been emphasized with a wide 
curved radius and detailing with distinct materials and color.  The other two couplet 
corners, northwest and southwest, are differentiated by a rectangular expression. The 
corners are furthe r emphasized by increasing their parapet height.  The northwest corner 
includes a ôLoungeõ with opportunities to spill activity out to the adjacent sidewalk on NE 
13th Ave. It  features an enlarged planter at the base of the existing Birch tree at the 
sidew alk edge, and space for cafe seating at the west facade of the Lounge. The masonry 
veneer columns also help define an appropriate transition zone from public to private. 
Retail spaces wrap the prominent southeast corner with an enhanced height of 16 feet. 
The southwest corner is activated by the  residential entrance and will include a lounge, 
mai lroom, coffee bar and adjacent a menity spa ce. The lobby is expected to get use at all 
hours of the day and night  and will benefit the small pedestrian amenity/park  at the 
corner of E Burnside St. and NE 13th Ave. by placing 24/7 eyes and ears  and creating a 
safer space.    
 
The 200 feet length of Burnside, 14th, and Couch facades have been broken by stepping 
back the elevation planes and adding balconies in the niche s. The balconies take their 
que from the project across the street.  
 

These guidelines are met.  
 

D3.   Landscape Features.  Enhance site and building design through appropriate placement, 
scale, and variety of landscape features.  
 

Findings for D3:  The land scape design incorporates a number of elements to distinguish 
the perimeter edges and unify the building with the ground plane. The residential 
entrances along NE 13th Ave. include concrete planters with accent trees to help buffer 
residential units and di stinguish the private and public zones. The corner of NE 13th Ave. 
and NE Couch St. features an enlarged planter at the base of the existing Birch tree at 
the sidewalk edge.  This buffers the adjacent cafe seating space at the west facade of the 
Lounge fro m the NE 13th Ave drive.  Additional planting areas along NE Couch St. and 
NE 14th Ave. will help transition between the building and the ground plane.  
 
The overall landscape plan preserves existing trees on site and utilizing a combination of 
drought tole rant natives and adaptive plants to distinguish each block face. Plantings 
have been selected based on their light exposure needs and cold hardiness. All existing 
trees and planters within the right -of-way are to be retained , an d new plantings added to 
the  existing tree planters.  Three new curbside planters with street trees will replace the 
driveway on E Burnside. The proposed paving includes  standard 3x 3 scoring around the 

perimeter and ties  into the existing curb and adjacent sidewalk  pattern. This guid eline is 

met.   
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D4.   Parking Areas and Garages. Integrate parking in a manner that is attractive and 
complementary to the site and its surroundings. Locate parking in a manner that minimizes 
negative impacts on the community and its pedestrians. Design pa rking garage exteriors to 
visually respect and integrate with adjacent buildings and environment.  
 

Findings  for D4 :  The project provides more than the required minim um parking per the 
Zoning Code. However, the proposed parking is entirely enclosed within the building 
volume and wrapped with active uses to minimize  itõs impact on the pedestrians. The 
garage parking is in the basement and on the first floor . Vehicular access has been 
provided from NE 13 th  Avenue so as to have the least impact on  the high vol ume of traffic 
on the surrounding transit streets.  The garage door is located on NE 13th Ave nue and 
driveway entry width has been minimized so as to be minimally  visible from the 
surrounding transit streets . A Drive Design Exception has been approved by P BOT to 
locate the access gate near the NE 13 th  property line, and fast acting garage doors are 
provided to avoid cars queuing over the sidewalks to enter the garage. Parking has been 
well integrated with the proposed design and minimizes negative impacts o n the 

pedestrian environment. This guideline is met .   

 
D5.   Crime Prevention. Use site design and building orientation to reduce the likelihood of 
crime through the design and placement of windows, entries, active ground level uses, and 
outdoor areas.  
 

Findings  for D5 : Activation of each of the corners is important to improve safety and 
crime prevention.  All building entrances face the right -of-way, creating safe, ôopenõ spaces 
into the building.  Placement of the lobby at the corner of NE 13th Ave. and E Burnside 
St. particularly benefits this goal by activating the small sculpture park and placing 24/7 
eyes and ears on the space.  
 
 The front ôstoopsõ along the pedestrian connection of NE 13th Ave, raised a modest 
amount from the sidewalk, will be desig ned to allow visual connection but also create a 
separation from the public sidewalk. The ground floor occupied spaces are all designed 
with extensive glass to allow connection to the public realm, providing views both into and 
out of.  
 
Exterior building lighting will include lighting in the zone below the canopies at the 
building entrances and pedestrian scaled wall -mounted lights at each residential entry.  

Glazing will also provide some ambient light onto the public right of way.  This guideline is 

met.   
 
D8.   Interest, Quality, and Composition. All parts of a building should be interesting to view, 
of long lasting quality, and designed to form a cohesive composition.  
 

Findings  for D8 : The proposed building has a simple and coherent design with 
interest ed added by planer elevation changes, differentiated corner and street 
level expression and good quality material palette and colors.  
Á The design partii is developed around the idea of gateways and couplets. 

The gateway element is located where Sandy Boule vard, originally a 
diagonal Native American Trail, used to divide what is now a single 
rectangular block into two separate irregular shaped blocks. This northeast 
corner had been emphasized with a dramatic curve with a wide radius and 
detailing with distin ct materials and colors. The other two couplet corners, 
northwest and southwest, are differentiated by a rectangular expression. 
The gateway and couplet corners masses are higher and have a distinct 
color that is different from the main building mass to se t them apart.  

Á The approximately 200 feet long building elevations have been broken up 
with a consistent vocabulary of :  
- planar shifts,  
- balconies incorporated in the niches,  
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- stucco is painted with a 3 -color system consisting of a darker color to 
emphasize  the corners with two additional colors of similar tones that 
enhance the mid -block reveals and building recesses.   

- consistent  window sizes , proportions  and detailing, with PTAC units and 
vents integrated into the window design.  

Á A well differentiated base  with a high level of transparency and active uses 
to create a pedestrian oriented street frontage, as discussed above.  

Á Good quality and lasting materials that include:  
- Stucco: 3 coat application in three colors.  
- Brick veneer,  3-5/8" wide x 2 -1/4" high x 7-5/8" long.  
- Aluminum store front window system  
- Vinyl windows.  
- Glass and metal balconies  
- Metal canopies  

All parts of the building should be cohesive, interesting to view and long 

lasting. This guideline is met.  

 
33.825.040 Modifications That Will Better Meet Design Review Requirements:  
The review body may consider modification of site -related development standards, including the 
sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review 
process. These modifications are done  as part of design review and are not required to go 
through the adjustment process. Adjustments to use -related development standards (such as 
floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are 
required to go through the adjustment process.   Modifications that are denied through design 
review may be requested as an adjustment through the adjustment process.   The review body 
will approve requested modifications if it finds that the applicant has shown that th e following 
approval criteria are met:  
 
A. Better meets design guidelines.   The resulting development will better meet the applicable 
design guidelines; and    
B. Purpose of the standard.   On balance, the proposal will be consistent with the purpose of 
the  standard for which a modification is requested.  
 
Modification #1: Height Standards  (PZC 33.455.200  & PZC 33.140.210 ). Request for the 
following:  
i.  To increase the allowed building height by 9õ from 65õ to 74õ ; and  

ii.  To decrease the required 15õ stairwell enclosure setback from street facing facades.  
 

Purpose Statement  (PZC 33.455.200) . These regulations encourage a mix of residential, 

commercial, and employment opportunities within identified centers of activity along identified 
main streets. The zone allow s for efficient use of land at increased densities for the mutual 
reinforcement of public investments and private development. Allowing additional height and 
floor area for all uses encourages transit -supportive densities and a mix of uses and activities.  
 

The Height Standard ( PZC 33.455.200 ). The maximum allowed building height is 65 feet except 

as specified in Section 33.455.220. Adjustments to maximum building height are prohibited.    
 

Purpose Statement (33.140.210).  The height standards work with the FA R, building setback, 

and building coverage standards to control the overall bulk and intensity of an area. The EX 
zone height limit reflects its use in intense urban areas and the range of uses that are allowed. 
The other zones do not have height limits be cause tall buildings in these areas have 
t raditionally not been a problem.  
   

The Height Standard  (33.140.210.B.2).  Rooftop mechanical equipment and stairwell enclosures 

that provide rooftop access may extend above the height limit as follows, provided tha t the 
equipment and enclosures are set back at least 15 feet from all roof edges on street facing 
facades.    
 



Decision Notice for LU 17 -105451  DZM ð Broadstone Anthem Mixed Use Development  Page 9 

 

Findings for Modifications #1 : The proposed modification to increase the allowed height 
by 9õ meets and decrease the required 15õ stairwell enclosures meets the purpose 
statement of the standard. The proposed 6 story development meets the intent of this 
standard by supporting  transit supportive densities and a mix of uses that are consistent 
with the higher intensity of urban use envisioned for this  area. Specifically, it allows for a 
better proportioned building with adequate floor to ceiling heights at the ground and 
upper levels. It also better meets the guidelines as follows:  

¶ Increased heights for the ground floor level which create a stronger an d more 
proportionate building base and pedestrian street level experience.  

¶ Higher parapet heights at the corners and intersections which help emphasize their 
importance at the Sandy gateway and couplet corners.  

¶ A more useable amenity lounge at the street  level, and 2 additional parking stalls are 
created by placing the stair well closer to the building wall.  

¶ The angled roof for the stair well with a reduced projection of approximately 4õ-10ó 
above the roof level minimizes visual impacts.  
 

The proposed de sign therefore better meets design guidelines P1 Community Plan Area 
Character, P3 Gateways, E4 Corners That Build Active Intersections, and D8 Interest, 

Quality and Composition.  Therefore this criterion is met.   

These Modifications merit approval.  
   

 
Modification #2: Ground Floor Windows in the EX Zone ( PZC 33.14.230). Request to reduce 
the required window length on the East elevation from 54õ-6ó to 37õ-7ó. 
 

Purpose Statement.  In the EX zone, blank walls on the ground level of buildings are limited in 

order to:  
Å  Provide a pleasant, rich, and diverse pedestrian experience by connecting activities occurring 

within a structure to adjacent sidewalk areas, or allowing public art at the ground level;  
Å  Encourage continuity of retail and service uses;  
Å Enco urage surveillance opportunities by restricting fortress -like facades at street level; and  
Å  Avoid a monotonous pedestrian environment.  

 

The Standard . In the EX zone, all exterior walls on the ground level which are 20 feet or closer 

to a street lot line,  sidewalk, plaza, or other public open space or right -of-way must have 
windows. The windows must be at least 50 percent of the length and 25 percent of the ground 
level wall area. Ground level wall areas include all exterior wall areas up to 9 feet above t he 
finished grade. The requirement does not apply to the walls of residential units, and does not 
apply to the walls of parking structures when set back at least 5 feet and landscaped to at least 
the L2 standard.  
 
Qualifying window features. Required windo w areas must be either windows that allow views 
into working areas or lobbies, pedestrian entrances, or display windows set into the wall. 
Display cases attached to the outside wall do not qualify. The bottom of the windows must be 
no more than 4 feet abov e the adjacent exterior grade.  
 

Findings for Modifications #2 : The west elevation does not meet the ground floor 
window standards primarily because the walls of the residential units are not included in 
this standard. The residential units occupy a large p roportion of this façade and have 
large windows that open out to stoops , hence activating the 13 th  Avenue street frontage . 
The building corners, that include amenity and lobby uses, have enhanced transparency 
and floor height , and also help activate the in tersections . The remainder of the west 
facade  includes the garage and stairwell entrances. This garage access location is 
appropriate since it keeps these vehicular and inactive uses away from the intersections 
and  transit streets and helping accommodate  more active uses and pedestrian amenit ies 
along these transit streets . The proposed modification therefore better meets E3, The 
Sidewalk Level of Buildings; E4, Corners that build active intersections; D1 Outdoor 
Areas; and D4 Parking Areas and Garages. The refore, this criterion is met.   



Decision Notice for LU 17 -105451  DZM ð Broadstone Anthem Mixed Use Development  Page 10  

 

This Modification merit approval  

 
Modification  #3, Development Stan dards for All Other Development ( PZC 33.266.130 ):  
Request  to reduce the required parking stall width from 8õ-6ó to 8õ-0ó. 

 

Purpose Statement . The developmen t standards promote vehicle areas which are safe and 

attractive for motorists and pedestrians. Vehicle area locations are restricted in some zones to  
promote the desired character of those zones. Together with the transit street building setback 
standards in the base zone chapters, the vehicle area restrictions for sites on transit streets 
and in Pedestrian Districts:  
Å Provide a pedestrian access that is protected from auto traffic; and 
Å Create an environment that is inviting to pedestrians and transit users.  
 
The parking area layout standards are intended to promote safe circulation within the parking 
area, provide for the effective management of stormwater runoff from vehicle areas, and provide 
for convenient entry and exit of vehicles. The setback and l andscaping standards:  
Å Improve and soften the appearance of parking areas; 
Å Reduce the visual impact of parking areas from sidewalks, streets, and especially from 

adjacent residential zones;  
Å Provide flexibility to reduce the visual impacts of small residential parking lots;  
Å Direct traffic in parking areas; 
Å Shade and cool parking areas; 
Å Reduce the amount and rate of stormwater runoff from vehicle areas; 
Å Reduce pollution and temperature of stormwater runoff from vehicle areas; and 
Å Decrease airborne and waterborne pollution.  
 

The Standard.  Parking space and aisle dimensions. Parking spaces and aisles must meet the  

minimum dimensions contained in Table 266 -4.  
 

Findings for Modifications #3 : The proposal seeks to reduce the parking space widths 
for approximately 95 stalls by 6 inches due to structural column placement. The 
remaining spaces will meet the required minimum dimensions for loading and for 
accessible parking spaces. The 8õ-0ó is provided centerline to centerline of the stalls, with 
no stru ctural column encroachment that would further decrease  the width of stalls.  
Aisles and other maneuvering spaces will comply with code requirements so vehicles can 
enter and exit within the parking garage in a safe manner.  The reduced size of the 
parking stalls allows for more parking to be accommodated within the garage, and thus 
alleviates some of the on -street parking demand on the adjacent streets. A standard 8õ-6ó 
stall width would imply a larger footprint for the proposed garage and potentially resul t in 
loss of some of the street facing retail and amenity active uses. The modification hence 
provides a more active and pedestrian street environment and reduces the visual impact 
of the parking areas from the public realm. It better meets Guideline D4. Therefore, this 
criterion is met.  

This Modification merit approval  
 

DEVELOPMENT STANDARDS  
 
Unless specifically required in the approval criteria listed above, this proposal does not have to 
meet the development standards in order to be approved during this  review process.  The plans 
submitted for a building or zoning permit must demonstrate that all development standards of 
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior 
to the approval of a building or zoning  permit.  
 

CONCLUSIONS  
 
The proposed 6 story mixed use development is located at an important gateway site to the 
Burnside -Couch couplet, and as such, the Central City Plan District. The building design 
provides a well consider response to the diagonal Sand y termination and intersections, and will 
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be transformative for the area. The proposed residential density is appropriate for the transit 
oriented uses desired for this area. The building massing, planer shifts to break up the long 
facades, ground level de tailing, good quality materials and mixed uses help create an active 
pedestrian oriented development. The design review process exists to promote the conservation, 
enhancement, and continued vitality of areas of the City with special scenic, architectural,  or 
cultural value. As now designed, the Broadstone Anthem development meets with the design 
guidelines, and therefore merits approval.  
 

ADMINISTRATIVE DECISION  
 
Approval of a 6 story, 74õ high mixed use building with approximately 211 apartments and 114 
parking spaces below grade and on the ground level of the building. The building materials 
consist primarily of brick for the base, 3 coat  stucco finish for the upper walls, aluminum 
storefront and vinyl windows, and metal balcony railings and canopies . 
 
Approved per the approved site plans, Exhibits C -1 through C -43 , signed and dated 
8/31/2017 , subject to the following conditions:  
 
A. As part of the building permit application submittal, the following development -related 

conditions (B through E) must be not ed on each of the 4 required site plans or included as 
a sheet in the numbered set of plans.  The sheet on which this information appears must be 
labeled "ZONING COMPLIANCE PAGE - Case File  LU 17 -105451  DZM ." All requirements 
must be graphically represente d on the site plan, landscape, or other required plan and 
must be labeled "REQUIRED."  

 
B.  At the time of building permit submittal, a signed Certificate of Compliance form 

(https://www.portla ndoregon.gov/bds/article/623658 ) must be submitted to ensure the 
permit plans comply with the Design/Historic Resource Review decision and approved 
exhibits.  

 
C. The applicant will pay the Bicycle Parking Fund for all required short term bike parking at 

the time of building permit.  
 
D. An approved covenant with the City will be  provided at the time of building permit that  is 

attached to and recorded with the deed of both the site transferring and the site receiving 
the density reflecting the respective i ncrease and decrease of potential density. The 
covenant for the receiving site must meet the requirements of Section 33.700.060, 
Covenants with the City. The covenant for the Landmark transferring the density must 
meet t he requirements of 33.445.610.D, Cov enant . 

 
E.  No field changes allowed.  
 

 
Staff Planner:  Puja Bhutani  
 
 
Decision rendered by:  _________________ ___________________________ on August 31, 2017 

            By authority of the Director of the Bureau of Development Services  

 
Decision mailed: September 6, 2017  
 
About this Decision. This land use decision is not a permit  for development.  Permits may be 
required prior to any work.  Contact the Development Services Center at 503 -823 -7310 for 
information about permits.  
 
Procedural Information.   The application for this land use review was submitted on January 
13, 2017 , and was determined to be complete on June 29, 2017 . 
 

https://www.portlandoregon.gov/bds/article/623658
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Zoning Code Section 33.700.080  states that Land Use Review applications are reviewed under 

the regulations in effect at the time t he application was submitted, provided that the 
application is complete at the time of submittal, or complete within 180 days.  Therefore this 
application was reviewed against the Zoning Code in effect on January 13, 2017 . 
 

ORS 227.178  states the City must  issue a final decision on Land Use Review applications 

within 120 -days of the application being deemed complete.  The 120 -day review period may be 
waived or extended at the request o f the applicant.  In this case the applicant requested that 
the 120 -day r eview period be extended by 30 days, as stated with Exhibit E -21. Unless further 
extended by the applicant, the 120 days will expire on: November 26, 2017 . 
  
Some of the information contained in this report was provided by the applicant.  
As required by Sec tion 33.800.060 of the Portland Zoning Code, the burden of proof is on the 
applicant to show that the approval criteria are met.  The Bureau of Development Services has 
independently reviewed the information submitted by the applicant and has included this  
information only where the Bureau of Development Services has determined the information 
satisfactorily demonstrates compliance with the applicable approval criteria.  This report is the 
decision of the Bureau of Development Services with input from other  City and public agencies.  
 
Conditions of Approval.   If approved, this project may be subject to a number of specific 
conditions, listed above.  Compliance with the applicable conditions of approval must be 
documented in all related permit applications.  P lans and drawings submitted during the 
permitting process must illustrate how applicable conditions of approval are met.  Any project 
elements that are specifically required by conditions of approval must be shown on the plans, 
and labeled as such.  
 
These conditions of approval run with the land, unless modified by future land use reviews.  
As used in the conditions, the term òapplicantó includes the applicant for this land use review, 
any person undertaking development pursuant to this land use review, the  proprietor of the 
use or development approved by this land use review, and the current owner and future 
owners of the property subject to this land use review.  
 
Appealing this decision.   This decision may be appealed to the Design Commission, which will 
hold a public hearing.  Appeals must be filed by 4:30 PM on September 20, 2017  at 1900 SW 
Fourth Ave.  Appeals can be filed at the 5 th  floor reception desk of 1900 SW 4 th  Avenue Monday 
through Friday between 8:00 am and 4:30 pm.  An appeal fee of $250 will be charged .  The 
appeal fee will be refunded if the appellant prevails.  There is no fee for ONI recognized 
organizations appealing a land use decision for property within the organizationõs boundaries.  
The vote to appeal must be in accordance with the or ganizationõs bylaws.  Assistance in filing 
the appeal and information on fee waivers is available from BDS in the Development Services 
Center. Please see the appeal form for additional information.  
 
The file and all evidence on this case are available for your review by appointment only.  Please 
call  the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, phone 503 -823 -7617 , 
to schedule an appointment.  I can provide some information over the phone.  Copies of all 
information in the file can be o btained for a fee equal to the cost of services.  Additional 
information about the City of Portland, city bureaus, and a digital copy of the Portland Zoning 
Code is available on the internet at www.portlandonline. com. 
 
Attending the hearing.   If this decision is appealed, a hearing will be scheduled, and you will 
be notified of the date and time of the hearing.  The decision of the Design Commission is final; 
any further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 21 
days of the date of mailing the decision, pursuant to ORS 197.620 and 197.830.  Contact LUBA 
at 775 Summer St NE, Suite 330, Salem, Oregon 97301 -1283, or phone 1 -503 -373 -1265 for 
further information.  
 
Failure to raise an i ssue by the close of the record at or following the final hearing on this case, 
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on that 

http://www.ci.portland.or.us/
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issue.  Also, if you do not raise an issue with enough specificity to give the De sign Commission 
an opportunity to respond to it, that also may preclude an appeal to LUBA on that issue.  
 
Recording the final decision.    
If this Land Use Review is approved the final decision will be recorded with the Multnomah 
County Recorder.  

¶ Unless ap pealed,  the final decision will be recorded after September 21, 2017  by the 

Bureau of Development Services.  
 
The applicant, builder, or a representative does not need to record the final decision with the 
Multnomah County Recorder.  
 
For further informatio n on your recording documents please call the Bureau of Development 
Services Land Use Services Division at 503 -823 -0625.   
 
Expiration of this approval.   An approval expires three years from the date the final decision 
is rendered unless a building permit has been issued, or the approved activity has begun.  
 
Where a site has received approval for multiple developments, and a building permit is not 
issued for all of the approved development within three years of the date of the final decision, a 
new land us e review will be required before a permit will be issued for the remaining 
development, subject to the Zoning Code in effect at that time.  
 
Zone Change and Comprehensive Plan Map Amendment approvals do not expire.     
 
Applying for your permits.   A buildin g permit, occupancy permit, or development permit may 
be required before carrying out an approved project.  At the time they apply for a permit, 
permittees must demonstrate compliance with:  

¶ All conditions imposed herein;  

¶ All applicable development standard s, unless specifically exempted as part of this land use 
review;  

¶ All requirements of the building code; and  

¶ All provisions of the Municipal Code of the City of Portland, and all other applicable 
ordinances, provisions and regulations of the City.  

 
EXHIBITS  

NOT ATTACHED  UNLESS  INDICATED  
 
A. Applicantõs Statement 

1.  Original Drawing Set, 1/13/2017 - Not approved, for review only  
2.  Transmittal  
3.  Second Drawing Set, 5/19/17 - Not approved, for review only  
4.  Response to Incomplete letter dated Feb 8, 2017, received 5/18/17  
5.  Narrative response to Guidelines  
6.  Reduced Utility and Landscape Plan, 5/19/17 - Not approved, for review only  
7.  Tree Plan, Received 5/19/17  
8.  Private Stormwater Report, Received 5/19/17  
9.  DAR Response Received 5/30/17  
10.  Response to Staff Incomplete Letter, dated 6/9/2 017  
11.  Concept and N.E Corner design sketches, 6/9/17  
12.  Revised drawings and NE Corner study, 6/29/17  
13.  Revised plans and elevations, 7/19/17  
14.  Stormwater Report  
15.  Memo requesting the application be deemed complete  
16.  Memo from Bykonen Carter Quinn  
17.  Memo from Geo Design  
18.  Operations and Maintenance Form  
19.  Draft Far Transfer Covenant  
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20.  Revised Drawing Set, Received 8/3/2017 - for reference only.  
21.  Request for extension of 120 day review period.  
22.  BUILDING PERSPECTIVES  
23.  ZONING CODE COMPLIANCE  
24.  SITE PHOTOS, CONTEXT IMAGES  
25.  SITE PHOTOS, CO NTEXT IMAGES  
26.  HISTORY AND PARTI DEVELOPMENT  
27.  ZONING CODE DIAGRAMS  
28.  DAR MEETING NOTES & ADDITIONAL MODIFICATION REQUEST  
29.  RESPONSE TO DESIGN GUIDELINES  
30.  SIGNAGE  
31.  Transmittal for information received 8/24/2017  
32.  Report of Geotechnical Engineering Services  
33.  Applicant r esponse to letter from Tom Keenan,  
34.  Revisions to rooftop mechanical screening, received 8/25/17  
35.  Revised drawings, received 8/30/2017  
36.  PERSPECTIVE VIEWS FROM STREET LEVEL  
37.  PERSPECTIVE VIEWS FROM STREET LEVEL  

B.  Zoning Map (attached)  
C. Plans/Drawings:  

1.  COVER 
2.  GENERAL PROJECT INFORMATION  
3.  SITE PLAN  (attached)  
4.  LEVEL P1 OVERALL FLOOR PLAN  
5.  LEVEL 1 OVERALL FLOOR PLAN  (attached)  
6.  LEVEL 2 OVERALL FLOOR PLAN  
7.  LEVEL 3 OVERALL FLOOR PLAN  
8.  LEVEL 4 OVERALL FLOOR PLAN  
9.  LEVEL 5 OVERALL FLOOR PLAN  
10.  LEVEL 6 OVERALL FLOOR PLAN  
11.  ROOF PLAN 
12.  BUILDING ELEVATIONS COLORED  
13.  BUILDING ELEVATIONS COLORED  
14.  BUILDING ELEVATIONS COLORED  
15.  BUILDING ELEVATIONS  (attached)  
16.  BUILDING ELEVATIONS  (attached)  
17.  BUILDING ELEVATIONS  
18.  BUILDING SECTIONS  
19.  WALL SECTIONS  
20.  WALL SECTIONS  
21.  WALL SECTIONS  
22.  WALL SECTIONS  
23.  MATERIAL DETAI LS 
24.  MATERIAL CUTSHEETS  
25.  MATERIAL CUTSHEETS  
26.  MATERIAL CUTSHEETS  
27.  SIGNAGE & LIGHTING  
28.  COLORED LANDSCAPE PLAN LEVEL 1  
29.  COLORED LANDSCAPE PLAN LEVEL 2  
30.  MATERIALS PLAN LEVEL 1  
31.  MATERIALS PLAN LEVEL 2  
32.  LAYOUT PLAN LEVEL 1  
33.  LAYOUT PLAN LEVEL 2  
34.  IRRIGATION PLAN LEVEL 1  
35.  IRRIG ATION PLAN LEVEL 2  
36.  PLANTING PLAN LEVEL 1  
37.  PLANTING PLAN LEVEL 2  
38.  PLANTING SCHEDULE & NOTES  
39.  PLANTING DETAILS  
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40.  SITE DETAILS  
41.  SITE DETAILS  
42.  UTILITY PLAN  
43.  TOPOGRAPHIC SURVEY  

D.  Notification information:  
 1.  Mailing list  
 2.  Mailed notice  
E. Agency Responses:   

1.  Portl and Bureau of Transportation  
a. RFC Response, 6/8/2017  
b.  RFR Response  

2.  Water Bureau  
3.  Fire Bureau  
4.  Site Development Review Section of BDS  
5.  Life -Safety Review Section of BDS  
6.  Bureau of Environmental Services  

a. RFC Response 6/15/2017  
b.  RFR Response  

7.  PBOT Response to let ter received from Tom Keenan  
F. Correspondence:  

1.  Tom Keenan, 8/9/2017, objected regarding parking and access from 13 th  Avenue . 
G. Other:  

1.  Original LU Application  
2.  First Incomplete Letter, send by staff on 2/3/2017  
3.  BDS -Early Assistance Response, send by staff on 2/28/2017  
4.  Second Incomplete Letter, send by staff on 6/6/17  
5.  Staff email requesting additional information still needed, 8/10/2017  
6.  DAR Summary Memo.  

 
The Bureau of Development Services is committed to providing equal access to 
information and hearings.  Ple ase notify us no less than five business days prior to the 
event if you need special accommodations.  Call 503 -823 -7300 (TTY 503 -823 -6868).  
 
 
 



 

 

 



 

 

 



 

 

 


